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Item G2 — Deletion of the building gap requirement on the side of the “G/IC”

zone of Hennessy Road Government Primary School at 169
Thomson Road and revision of the building height restriction from
19mPD to 8 storeys for the area concerned.

Item G3 - Deletion of the building gap requirement to the “R(A)” zone at parts

of sites at 93-99 and 101 Wan Chai Road and revision of the
building height restriction from 19mPD to 110mPD for the area
concerned.

I1I. Amendments to the Notes of the Plan

(a)

(b

(©)

(d)

(e)

4 May 2018

Revision to the minor relaxation clause in the Remarks of the Notes for the “C”
zone to reflect the deletion of the non-building area requirement on the two
sides of the “C(4)” zone.

Deletion of the Remarks of the Notes for “R(A)” zone requiring the provision
of building gap to the parts of sites at 93-99 and 101 Wan Chai Road.

Deletion of the Remarks of the Notes for “G/IC” zone requiring the provision
of building gaps of the Lockhart Road Municipal Services Building Site at 225
Hennessy Road and Hennessy Road Government Primary School Site at 169
Thomson Road.

Deletion of the Remarks of the Notes for “Other Specified Uses” annotated
“Historical Building Preserved for Hotel, Commercial, Community and/or
Cultural Uses” zone requiring the provision of non-building areas.

Revisions to the exemption clause on maximum gross floor area/maximum plot
ratio in the Remarks of the Notes for the “Residential (Group C)” zone and
“Residential (Group E)” zone to clarify that exemption of caretaker’s quarters
and recreational facilities are only applicable to those facilities for the use and
benefit of all the owners or occupiers of the domestic building or domestic part
of the building. -

Town Planning Board
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Clubs Association of Hong Kong and Lee
Hysan Foundation had sponsored some of
the activities of the association before; and
her spouse serving an honorary post at

Ruttonjee Hospital

73. Members noted that Mr Stephen H.B. Yau had tendered apologies for not being
able to attend the meeting. Members also noted that Mr David Y.T. Lui had already left
the meeting and Miss Winnie W.M. Ng had not yet arrived at the meeting. As Messrs
Thomas O.S. Ho and Stephen L.H. Liu had no involvement in Hysan’s sites and the interests
of Mr Ricky W.Y. Yu, Mr L.T. Kwok, Professor Jonathan W.C. Wong and Ms Lilian S.K.

Law were remote/indirect, Members agreed that they could stay in the meeting.

74, Members agreed that he could stay in the meeting.

Presentation and Question Sessions

75. The following representatives of the Planning Department (PlanD) were invited to the

meeting:

Mr Louis K.H. Kau - District Planning Officer/Hong Kong
(DPO/HK), PlanD

Mr Anthony K.O. Luk - Senior Town Planner/Hong Kong (STP/HK),
PlanD
76. The Chairperson invited the representatives of PlanD to brief Members on the Paper.

77. With the aid of a PowerPoint presentation, Mr Louis K.H. Kau, DPO/HK, PlanD
briefed Members on the proposed amendments, including their background, the general
implications of the Sustainable Building Design Guideline (SBDG) on building profile, the
building height (BH) concept on the current OZP, the proposed BH restrictions (BHRS),
review of air ventilation measures, visual and urban design considerations, government’s

responses to REDA and LTT’s original representations and the proposed amendments to the
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OZP as detailed in the TPB Paper No. 10415 (the Paper). The review of BHRs had been
conducted for all commercial, “Residential (Group A)”, Residential (Group B)”, “Residential
(Group E)” and “Other Specified Uses” annotated “Mixed Use” (“OU(Mixed Use)”) zones.
For “Government, Institution or Community” (“G/IC”), “Residential (Group C)” and other

*OU” zones, they were not included in this round of review.

[Mr Ivan C.S. Fu and Mr Alex T.H. Lai left the meeting during the presentation of DPO/HK,
PlanD]

78. The Chairperson said that the review of the draft Wan Chai OZP was to give effect to
the orders of the Court subsequent to two JRs and related appeals allowed by the Court, which
required the Board’s decisions on the representations submitted by REDA and LTT in respect
of the draft OZP No. S/H5/26 be remitted to the Board for reconsideration. According to the
judgments, while the Court held that the Board had power to impose development restrictions
including BHRs, non-building area (NBA), building gap (BG) and setback (SB)
requirements on statutory plans, the general implications of the SBDG on the development
intensity of the sites had not been duly taken into account by the Board in making the previous
decisions on the said representations. She continued to say that taking into account the
relevant Court judgments and upon review of the subject OZP based on the same approach
adopted for other OZPs also subject to the court decisions, PlanD had proposed amendments to
the development restrictions on the OZP. The Board was invited to consider whether those
proposed amendments were suitable for publication under the Town Planning Ordinance
(TPO). Subject to the agreement of the Board, the amended OZP incorporating the proposed
amendments would be published for public inspection and the stakeholders and the general
public could make representations and comments in accordance with the relevant provisions of

the TPO at a later stage. She then invited questions and comments from Members.

[Dr Lawrence W.C. Poon left the meeting at this point.]

Imposition of Development Restrictions

79. A Member enquired about the legal basis for imposing development restrictions on
the OZP. In response, Mr Raymond K.W. Lee, Director of Planning (D of Plan), said that

pursuant to section 3 and 4 of the TPO, the Board could undertake the systematic preparation of
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draft plans for the lay-out of such areas of Hong Kong and make provision for different land
uses as well as types of building suitable for erection therein.  In that regard, the Court had
held in a number of JRs and related appeals that it was within the power of the Board to impose

development restrictions including BHRs, NBA, BG and SB requirements on statutory plans.

BHRs

80. A Member asked whether there was any plan to review the BHRs of the government,
institution and community (GIC) sites. In response, Mr Louis K.H. Kau, DPO/HK, PlanD,
said that GIC developments had specific functional and design requirements to suit their
operational needs. For example, there was standard design for school developments which
was of eight storeys. Since the GIC clusters in Wan Chai, particularly in the Morrison Hill
area, had provided spatial and visual relief amidst the densely built environment, their current
BHRs were proposed to be maintained mainly to reflect their existing BHs as recommended by
the air ventilation assessments undertaken in 2010 and 2018. As there had been no substantial
change in the planning circumstances since the OZP review in 2010 and in accordance with the
same approach adopted for the review of other OZPs subject to court decisions, a general
review of the BHRs for the “G/IC” zone was considered not necessary at the current stage.
Should there be any known or committed development or redevelopment proposals with policy

support for individual GIC sites, the BHRs of the concerned sites could be revised accordingly.

Development Intensity

81. Some Members raised the following questions:

(@ for those sites where the maximum plot ratio (PR) or gross floor area (GFA)
was not stipulated on the OZP, what the basis of control on development

intensity was; and

(b)  whether the proposed relaxation of BHRs would have any implication on

development intensity and traffic impact.

82. In response to Members’ questions, Mr Louis K.H. Kau and Mr Raymond K.W. Lee

made the following main points:



@)

(b)

Air Ventilation
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for those sites with no maximum PR/GFA stipulated on the OZP, their
development intensity was subject to the control under the Buildings Ordinance;

and

under the OZP review in 2010, a number of development restrictions including
BHRs, NBA, BG and SB requirements had already been incorporated into the
Wan Chai OZP. The proposed amendments under consideration by the Board
were premised upon a review of those development restrictions in response to
the Court’s ruling that SBDG was a relevant consideration in formulating the
restrictions, and on the basis of revised assumptions. The proposed
amendments did not involve any changes to the permissible development

intensity, and hence the traffic implications should remain the same.

83. Some Members raised the following questions:

(@)

(b)

(©

(d)

whether the air ventilation impact of the development restrictions on a

3-dimensional bhasis had been assessed;

whether the proposed relaxation of BHRs had allowed flexibility for building
design measures such as elevated podium and sky garden for improving air

penetration and urban porosity;

noting that some NBA/BG requirements were proposed to be deleted, whether
the adoption of SBDG measures in individual sites were sufficient to serve the

air ventilation objectives in a wider context; and

why the NBAs and BGs between Fleming Road and Stewart Road were
proposed to be deleted.

84. In response to Members’ questions, Mr Louis K.H. Kau made the following main

points with the aid of some PowerPoint Slides and the visualiser:



(a)

(b)

(©

(d)

(€)
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the Wan Chai District was characterised by high development density with
tall buildings and narrow streets. In general, given the high BH to street
width (H/W) ratio of up to about 1 to 4, it was difficult for the wind from the
roof top level to reach the street level and BH would not be the key
consideration for the pedestrian wind environment of the area. While a
general increase in BH for the commercial, mixed uses and residential sites
on the OZP would further elevate the already high urban canopy, the
adoption of SBDG’s design measures in future would enhance building
permeability, particularly around the low zone. Together with the existing
and future wind penetration along major air paths following the road network
and open areas, impact of the wind shadow on the pedestrian wind

environment would be alleviated;

based on the revised assumptions set out in Annex E of the Paper, the BHRs on
the OZP had been reviewed to ensure that they were generally sufficient to
accommodate the development intensity permitted under the OZP while
allowing certain flexibility for the incorporation of design elements including

SBDG to improve the overall built environment;

during the OZP review in 2010, a stepped BH concept with height bands of
20m increments had been introduced in the Wan Chai area to facilitate
downwash effect. Given the high development density of the area with high
concentration of tall buildings and narrow streets, further increase in the
variation of BHRs and/or widening of streets to facilitate air penetration might

be impractical,

should there be any development/redevelopment proposal adopting good
building design measures resulted in an exceedance of BHR, minor relaxation
of the BHR might be considered by the Board upon application under section 16

of the TPO. Each case would be considered based on its individual merits;

while the general wind environment of the city would be improved in the long

run when the number of redeveloped buildings following SBDG increased
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gradually, the beneficial effect of SBDG measures could be localised. As such,
the imposition of NBA/BG requirements at strategic locations was still
necessary to maintain major air paths or create inter-connected air paths of
district importance. For those NBAs and BGs which would not serve as

district air paths in the area, they were proposed to be deleted; and

(f)  in the extant draft OZP, NBAs were designated along the eastern and western
boundaries of the Ex-Wan Chai Police Station site, Ex-Wan Chai Police
Married Quarter site, and BGs were imposed on the eastern and western
boundaries of the Lockhart Road Municipal Services Building site and the
eastern boundary of the Hennessy Road Government Primary School site so as
to break up the line of building blocks along those streets upon redevelopment
to facilitate some penetration of sea breeze and localised air movement.
However, the wind entrance to these air paths had been partially blocked by the
existing high-rise developments to the north, and might not be able to serve as
district air paths in the area. Upon reviewing the OZP and the air ventilation
measures, it was recognised that there were alternative building design
measures including SBDG that could serve similar air ventilation purpose for
the locality. Given that all the concerned sites were under government control,
consideration could be given to incorporating building design measures under
SBDG in the future land sale documents and/or development/redevelopment

proposals to facilitate wind penetration in the north-south direction.

Review of Other OZPs

85. Some Members asked whether other OZPs with BHRs and NBA/BG/SB
requirements imposed would also be subject to review. In response, Mr Louis K.H. Kau said
that PlanD would progressively review other OZPs with BHRs and NBA/BG/SB requirements
imposed. While priority would be accorded to those OZPs which were subject to court
decisions, other OZPs with BHRs and NBA/BG/SB requirements imposed would also be
reviewed when opportunity arose subject to availability of resources. Mr Raymond K.W. Lee,
D of Plan, supplemented that in the interim, should there be any development or redevelopment
proposals which had exceeded the BHRs on the OZPs after incorporating SBDG’s design

measures, there were provisions for application for minor relaxation of the BHRs under section
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16 and amendments to the OZPs under section 12A of the TPO. Those applications would be

considered by the Board based on individual merits.

Visual Impact

86. A Member asked whether the ridgeline behind Wan Chai would be preserved and

whether the proposed relaxation of BHRs would protrude into the ridgeline.

87. In response to the Member’s questions, Mr Louis K.H. Kau made the following

main points with the aid of PowerPoint slides:

(@ according to the Urban Design Guidelines promulgated in 2003, the main goal
of BH profile was to protect and enhance the relationship of the city and its
natural landscape context, particularly to its ridgelines/peaks. In order to
preserve views to ridgelines/peaks and mountain backdrop with recognised
importance around Victoria Harbour, for any new development/redevelopment
proposals, a 20% building free zone below the ridgelines would need to be

maintained when viewing from a number of key and popular vantage points;

(b) as shown in the photomontages (Plans 9A and 9C) prepared based on the key
vantage points from Tsim Sha Tsui (Hong Kong Cultural Complex) and Kai
Tak Cruise Terminal Park, the proposed BHRs would not affect the views to the

ridgelines to be preserved nor protrude into the 20% building free zone; and

(c) as for the views from other vantage points such as the West Kowloon Cultural
District (photomontage in Plan 9B), the view of the ridgeline would also not
be affected as the revised BHRs would still be lower than most of the

existing buildings in the area.

88. The Chairperson summed up the discussion and said that subject to the agreement
of the Board, the OZP incorporating the proposed amendments would be published under
section 7 of the TPO. The stakeholders and the public could submit representations on the
OZP to the Board during the statutory plan exhibition period. Any representation received

would be considered according to the provision of the TPO.
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89. After deliberation, the Board agreed:

@) that the draft Wan Chai OZP No. S/H5/27A at Annex B1 of TPB Paper No.
10415 (to be renumbered as S/H5/28 upon exhibition) and its Notes at
Annex B2 of TPB Paper No. 10415, drawn up based on the proposed
amendments to the draft Wan Chai OZP, were suitable for exhibition under
section 7 of the TPO; and

(b) to adopt the revised Explanatory Statement (ES) at Annex B3 of TPB Paper
No. 10415 for the draft Wan Chai OZP No. S/H5/27A as an expression of
the planning intentions and objectives of the Board for the various land use
zonings of the OZP and the revised ES would be published together with
the draft OZP.

[The meeting was adjourned for lunch break at 1:00 p.m.]



were tunnel boring works, which had to be conducted at the tunnel portal. The
works were expected to be completed in the third quarter of 2018.

34. Members asked the Drainage Services Department (DSD) abefit the
progress of the drainage enhancement works in Wan Chai. They e6mmented
that the performance of the drainage system in rainy days wasinsatisfactory,
- and asked whether DSD would carry out sewerage and draifiage improvement
works in Wan Chai.

35, Mr Evan HO of CEDD stated that W€ had no information about the
sewerage and drainage improvement works'in Wan Chai, but he would relay the
opinions of Members to DSD after thefneeting.

36. The Chairperson asked the Secretary to invite DSD’s representatives to
future meetings to answe€r Members’ enquires about the works of DSD, and she
thanked the represgnfatives of WSD and AECOM for attending the meeting.

(Representatives of WSD and AECOM left the meeting after discussion.)

A Co-onted Member M A L _n,ng.-rer.-’ ..-_:.._ d !=..

Item 6: Amendments Incorporated into the Draft Wan Cha1 Outline
Zoning Plan No. S/H5/28

(DPTC Paper No. 40/2018)

37. The Chairperson welcomed Mr Louis KAU, District Planning Officer/HK
of the Planning Department (PlanD), to the meeting.

38. Mr Louis KAU of PlanD drew Members’ attention to the following three
points prior to the detailed introduction of the amendments incorporated into the
Draft Wan Chai Outline Zoning Plan No. S/H5/28 (the OZP):

i. “The amendments were the results of the review on the planning
restrictions of the Draft Wan Chai Outline Zoning Plan No. S/H5/28
conducted in the light of the recent Court’s rulings on two judicial
reviews on the OZP.

ii. The amendments did not involve any changes to the land use
- zonings or the plot ratio.

ili. The amendments mainly concerned building. height restrictions
(BHRs), and non-building area (NBA) and building gap (BG)
requirements.

5th term_dptc_min_16 e -8-
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39. Mr Anthony LUK of PlanD briefed Members with the aid of a PowerPoint
presentation on the amendments incorporated into the OZP.

40. Members asked whether there was any increase in the plot ratio and the
permissible floor area as a result of the amendments.

41. Mr Louis KAU of PlanD answered that the amendments did not result in
any changes to the plot ratio. Although BHRs were relaxed, the permissible
floor area remained unchanged.

42. A Member pointed out that the amendments to the OZP were first
proposed about a decade ago. In view of the fact that many buildings in the
district had already reached the age of 50 years, and compulsory sale could be

initiated, the Member was concerned that the amendments to the OZP might

accelerate acquisitions and redevelopments, and hence lead to drastic changes in
the district.

43. Mr Louis KAU of PlanD replied that the redevelopment of buildings was
decided by the market, and it was difficult to judge at this stage that whether the
relaxation of BHRs would speed up redevelopment in the district. He
emphasised that the relaxation of BHRs would not result in any changes in the
permissible floor area.

44. Miss Clarisse YEUNG raised the following comments and enquiries:

i. She was also concerned that the amendments to the OZP would
accelerate acquisitions and redevelopments in Wan Chai.

ii.  According to the Sustainable Building Design (SBD) Guidelines, if
the continuous projected fagade length of a building exceeded 60
metres, a building gap of 15 metres should be provided. She asked
that why the NBA next to the old Wan Chai Police Station was also
included in the amendments.

iii. She commented that it was a good practice for the department
concerned to provide photomontage, and she asked whether pictures
showing the sky viewed from the street could be provided as well.
She pointed out that there were very few open spaces in Wan Chai.
The more high-rise buildings were built, the smaller the sky could be
seen. As a result, the environment of the district would be
significantly affected.

45. A Member hoped that the Government could conduct more visionary
planning. If the amendments to the OZP were expected to bring significant
impact to the property market, measures should be formulated in advance to
address the possible impact.

5th term_dptc_min_16_e -9-
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46. Ms Jacqueline CHUNG raised the following comments and enquiries:

1.

1t

She pointed out that BHR for commercial zones was revised from
110 metres above Principal Datum (mPd) to 135 mPd, which would
allow developers to construct an additional of about 8.5 storeys.
She was concerned that the amendments would aggravate the wall
effect of buildings and affect the air ventilation in Wan Chai.

She pointed out that the traffic in the district was very congested,
and the commissioning of CWB would add to the burden of Wan
Chai’s transport network in the future. She was of the view that the
amendments would accelerate developments in the district. She
asked the department concerned whether a traffic impact assessment
had been conducted with respect to the amendments to the OZP, so
as to ensure the traffic condition would not be worsened; otherwise
she would not support the amendments.

47. Miss Clarisse YEUNG raised the following comments and enquiries:

i.

il.

1il.

iv.

She pointed out that the site where the old Wan Chai Police Station
was situated was designated for “other specified uses”. She asked
whether the department concerned had planned to put the site on
sale. She also enquired about the future uses of the vacant site
behind the old Wan Chai Police Station, and whether the department
concerned had considered using the site for residential
developments.

She asked that how many buildings were aged above 30 years and
with less than seven storeys in Wan Chai.

The Government had been promoting the concept of pleasant
walking experience. However, there were a large number of aged
buildings in Wan Chai, and walkways were very narrow. She was
worried that the amendments would further shrink the open spaces
in the district, making the provision of pleasant walking experience
even more difficult.

Take the planning application in respect of the site next to 28
Hennessy Road from Swire Properties to the Town Planning Board
(TPB) recently as an example. Although building gaps were to be
provided in the new building, the planning involved privatisation of
streets, which would destroy the characteristics of the community.
She was worried that similar situation would be resulted from future
developments.

48. Mr Louis KAU of PlanD responded as follows:

5th term_dptc_min_16_e -10-
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ii.

iti.

iv.

Although additional storeys could be constructed after the relaxation
of BHRs, the permissible floor area would remain unchanged. If
the height of a building was increased, the area of each floor would
have to be reduced accordingly.

According to the SBD Guidelines, newly constructed buildings were
required to set back with a view to enhancing the environmental
quality at pedestrian level and achieving better air ventilation in the
district.  Although BHRs were relaxed, the environment at
pedestrian level would improve, thus TPB considered that such
arrangements were appropriate. ' '

In considering relaxing BHRs, PlanD had conducted an air
ventilation assessment, which showed that the relaxation of BHRs
would be unlikely to generate adverse impacts on ventilation in the
district.

Regarding the traffic problem, TD would require the provision of
additional parking spaces after the redevelopment. The
Government would also seize the opportunity during the
redevelopment process to address the traffic problem in the district.
He stressed that the relaxation of BHRs would not aggravate the
traffic problem in Wan Chai.

The vacant site next to the old Wan Chai Police Station was a
commercial site. According to the OZP, the site would be jointly
developed with the site where the old Wan Chai Police Station was
situated, and the old Wan Chai Police Station would be conserved
for hotel, commercial, community and cultural uses.

(Mr Ivan WONG and Co-opted Member Mr NG Hoi-shing joined the meeting
at 3:30 p.m.)

49. The Chairperson raised the following comments:

i.

ii.

The amendments to the OZP were to relax BHRs on buildings
located at the residential zones at Queen's Road East to the south,
and Kennedy Road and Monmouth Terrace. Since most of the
buildings there did not fully utilise the permissible building height
due to various factors such as building design and construction cost,
the actual growth in building height would be more than that as
stated in the amendments.

She commented that information about the actual height of the
existing buildings in the district should be obtained when
considering the amendments to the OZP, since such information

5th term_dptc_min_16_e : -11-
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iii.

v.

could reflect the actual implications of the relaxation of the BHRs.

She pointed out that the BHR on the residential zone at Wan Chai
Road was raised from 19 mPd to 110 mPd. Such a significant
increase would impose heavy burden on the traffic in the district.
She commented that traffic congestion was very severe in Wan Chai,
thus the department concerned should propose additional ancillary
transport measures to improve the traffic condition.

She hoped that the department concerned could prepare more
detailed information about the amendments to the OZP, so that
Members could conduct in-depth discussions.

50. Dr CHEUNG Charlton raised the following comments and enquiries:

1

ii.

iii.

He was concerned about the joint development of the site where the
old Wan Chai Police Station was situated and the adjacent vacant
site. He pointed out that the old Wan Chai Police Station was a
historical building, and asked that whether its ownership would be
changed due to the joint development.

Mr Louis KAU mentioned several times in his replies that the gross
floor area and the plot ratio would remain unchanged, but the
annexes of many OZPs stated that the plot ratio could be relaxed as
appropriate depending on the actual situation. He asked the
department concerned that whether the amendments to the OZP in
question could include a clause stipulating that the plot ratio could
not be altered in the future.

He pointed out that the relaxation of the BHRs as stated in Item F
and Item G would lead to the deletion of the requirement on the
provision of the existing ventilation corridor along the coastline
from Lockhart Road Municipal Services Building and Hennessy
Road Government Primary School to Johnston Road, affecting
ventilation at Johnston Road. Although under the SBD Guidelines,
building gaps should be provided for newly constructed buildings, it
was unknown that when the buildings in the district would be
redeveloped. He enquired of the department concerned whether
the amendments as stated in Items F and G could come into force at
a later stage.

51. A Member stated that lands development in Hong Kong was mainly
affected by two factors, i.e. plot ratio and BHR. If the plot ratio was
unchanged, a building could either be taller in height with smaller area on each
floor or shorter in height with bigger space on each floor. Regardless of the
design, the gross floor area would stay unchanged.

5th term_dptc_min_16 e » -12 -

Action



52. Miss Clarisse YEUNG raised the following comments and enquiries:

i.

il.

She commented that although the plot ratio was unchanged, the
design of buildings could vary, and this would affect the sky viewed
from the ground. She hoped that the department concemed could
provide photomontage to enable Members to have a better
understanding of the visual impacts brought about by the
amendments to the OZP.

She asked that how the site where the old Wan Chai Police Station
was situated and the adjacent vacant site would be jointly developed,
and whether the Government had planned to put the old Wan Chai
Police Station on sale. She pointed out that the old Wan Chai
Police Station was a Grade 2 historic building, therefore she would
like to know its future development plan.

53. A Member said that if buildings near the old Wan Chai Police Station had
reached the age of 50 years, they might be acquired by developers and
redeveloped together with the old Wan Chai Police Station. The Member
considered that the department concerned should estimate the impacts caused by
the amendments on the surrounding area.

54. Ms Jacqueline CHUNG raised the following comments and enquiries:

1.

ii.

1ii.

iv.

She asked that if the building height above the principal datum
remained unchanged, whether it was feasible to build a car park at
the basement.

The department concerned did not explain what ancillary transport
facilities would be provided in Wan Chai in response to the
amendments to the OZP. She pointed out that many residential
buildings included in the OZP did not have a car park. If these
residential buildings were acquired by developers for redevelopment
and new car parks were built, there would be an increase in
vehicular flow. She also enquired of TD about the traffic impact
caused by the amendments.

She pointed out that buildings taller in height had higher market
values. She reckoned that the relaxation of the BHRs would
stimulate redevelopment of the area.

She mentioned that the traffic problems caused by Times Square had
been affecting the residents of the district. She asked that how the
department concerned would address the traffic issues brought about
by the amendments to the OZP.

(The Hon Paul TSE left the meeting at 3:45 p.m.)
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55. The Chairperson stated that the majority of buildings near Blue House

were old tenement buildings which were shorter in height. However, with the
amendments to OZP, the BHR for the surrounding environment was relaxed to
110 mPd, meaning that buildings with about 30 storeys could be built around
Blue House. She reckoned that the amendments would adversely affect the
conservation of historic buildings and traffic in Wan Chai.

56. Mr Louis KAU of PlanD responded as follows:

1.

il.

iii.

iv.

vi.

- When reviewing the BHRs, PlanD needed to calculate the required

building height to allow buildings to maintain the current permitted
plot ratio as well as complying with the requirements of the
Buildings Ordinance and the SBD Guidelines.

According to the calculation, the BHRs for commercial sites and
residential sites were prescribed at 135 mPd and 110 mPd
respectively. For certain buildings included in the amendments,
their BHRs would be set at higher levels taking into account the site
level. :

Although certain buildings in the district had not fully utilised the
permissible plot ratio, PlanD had to make reference to the current
permitted plot ratio and provide sufficient space for future
developments when reviewing the BHRs. Thus the calculation of
BHRs should not be based on the current building height.

Regarding the visual impact brought about by the planning, PlanD
had conducted a visual impact assessment in accordance with TPB
Guidelines No. 41. According to the photomontage of the
assessment, the relaxation of the BHRs would not affect the existing
ridgelines.

According to the planning direction of the OZP, the site where the
old Wan Chai Police Station was situated and the adjacent vacant
site would be developed jointly, and such planning direction was not
one of the amended items. He stated that the joint development
aimed to achieve synergy effect, and the old Wan Chai Police
Station would be conserved for hotel, commercial, community and
cultural uses.

Items F1 and F2 which aimed to delete the NBA requirements were
made based on the results of the air ventilation assessment, as well
as the SBD Guidelines. According to the air ventilation
assessment, an effective breezeway should be at least 15 metres in
width, yet the widths of the passageways on both sides of the site
were less than six metres. The adoption of the requirements of the
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SBD Guidelines could enhance the environmental quality at
pedestrian level and achieve better air ventilation in the district.
Therefore the deletion of the NBA requirements would only slightly
affect the ventilation. Besides, since the old Wan Chai Police
Station was a historical building which needed to be conserved, the
above amendments would not allow the construction of any new
buildings on its both sides.

vii. Regarding whether the amendments could include a clause
stipulating that the plot ratio should not be altered, he said that
except for certain sites, there was no restriction on plot ratio on the
OZP, thus there was no provision stipulating that the plot ratio could
be relaxed slightly. However, all developments should comply
with the Buildings Ordinance.

57. Mr_Ivan WONG asked PlanD that whether they had obtained an
understanding of the public needs in considering the joint development of the
site where the old Wan Chai Police Station was situated and the adjacent vacant
site. He reckoned that residents in the district might not need any more
commercial facilities, instead, given the severe traffic problem, he suggested
that the department concerned should consider using the site for the provision of
a multi-storey public car park and community facilities. He hoped that the
planning of the district could better satisfy the needs of the public.

58. Dr CHEUNG Charlton asked that whether the ownership of the old Wan
Chai Police Station would be put on sale during the joint development. He
was concerned that the plot ratio of the old Wan Chai Police Station would be
transferred to the adjacent vacant site during the joint development, and he
hoped that the ventilation corridor could be preserved.

59. Miss Clarisse YEUNG raised the following comments and enquiries:

i.  Although TPB Guidelines No. 41 did not mention the coefficient of
sky view, she was of the view that PlanD should consider the matter
from the perspective of the residents, and include the coefficient of
sky view in the visual impact assessment.

il.  She shared the same concerns with Dr CHEUNG Charlton about the
joint development of the site where the old Wan Chai Police Station
was situated and the adjacent vacant site.

iii. She asked that whether the old Wan Chai Police Station was not
included in the Revitalising Historic Buildings Through Partnership
Scheme implemented by the Development Bureau, and why it had to
be revitalised in the form of private ownership.

iv.  She commented that some non-government organisations might be
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more capable of revitalising the old Wan Chai Police Station, and
she hoped that a transparent mechanism could be established to
handle the revitalisation work. She did not want to see the old Wan
Chai Police Station become over-commercialised like 1881 Heritage
in Tsim Sha Tsui, and reminded the Government not to repeat its
mistake.

v. She pointed out that Wan Chai might not need more hotels or
commercial buildings, and she was of the view that the department
concerned should take public needs into account when conducting
the planning.

60. The Chairperson raised the following comments:

1. She pointed out that the streets in the vicinity of Sun Street, Moon
Street, Star Street and St. Francis Yard were very narrow, and the
illegal parking problem was severe. If the BHR was relaxed to 110
mPd, the illegal parking issue in the area would become even more
difficult to tackle.

il. At present, the mountain and a historical catch-water could still be
seen if looking up towards the south side from Queen's Road East
and Ship Street. However, if the entire Queen's Road East was
erected with high-rise buildings, there would no longer be any
mountain view.

ili. She hoped that the department concerned could understand the
needs of the public. She commented that the redevelopment of the
cluster of the tenement buildings in the district into high-rise
buildings would not only affect the landscape, but also seriously
obstruct the air flow.

61. Mr Mark TANG of TD replied that since the plot ratio of the sites in the
district would not be altered, the traffic impact would remain unchanged.

62. Ms Jacqueline CHUNG asked the Secretary to put the reply of TD on
record, which stated that the traffic impact would remain unchanged since there
was no change in the plot ratio. She considered such reply unacceptable. She
pointed out that residents living in the district had been plagued by severe traffic
congestion problem, and such problem was closely related to the transportation
planning by TD. She opined that the traffic issue could not be resolved solely
by strengthening law enforcement. She said that TD should tell the Council
honestly if they did not have the statistics of the traffic impact assessment, and
their reply was unprofessional.

63. Mr Ivan WONG hoped that the department concerned could answer
directly that whether they had considered providing public facilities such as a
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multi-storey car park, charging facilities for electric vehicles and a rest garden
in the district. The provision of a multi-storey car park in the district could
significantly reduce the number of vehicles parked at roadside, and thus resolve
the traffic congestion problem. He was of the view that financial returns
should not be the top priority of the development planning of a district.

64. Miss Clarisse YEUNG supplemented that as mentioned by the
Chairperson, many buildings did not fully utilise the permissible plot ratio.
However, if the floor area of buildings were increased during the redevelopment
in the future, the pedestrian and traffic flows would bound to be affected.
Therefore, she reckoned that the reply of TD was unsubstantiated.

65. The Vice-Chairperson agreed with the comments raised by the above
Members. He commented that the reply given by TD was evasive and
unacceptable.

66. Ms Yolanda NG raised the following comments:

i.  She agreed with the comments raised by the above Members. She
commented that the department concerned should not submit the
amendments to the Council hastily simply because the old Wan Chai
Police Station needed to be jointly redeveloped.

ii. From her participation in the implementation of the Revitalising
Historic Buildings Through Partnership Scheme, she understood that
under the current mode of operation, it was very challenging to
conserve a historical building while achieving a balanced account, as
well as attracting visitors. Nevertheless, joint development should
not be the only option available for consideration. She was worried
that the joint development might eventually destroy the elements
which were originally targeted to be preserved.

iii. It could not be seen from the paper that the department concerned
had considered the characteristics of the district and taken public
needs into account when conducting the planning. She hoped that
the department concerned could carry out more researches and
prepare a more detailed paper when submitting the amendments to
the OZP to the Council in the future.

67. Dr CHEUNG Charlton supplemented that a number of government sites
were situated at the southern end of the “Commercial (4)” zone near the old
Wan Chai Police Station, including Lockhart Road Municipal Services Building
and Hennessy Road Government Primary School. If the “Commercial (4)”
zone would not be put on sale, and the neighbouring government sites could be
maintained, the wall effect of the entire area could be minimised even if
high-rise buildings were erected in the surrounding area in the future.
Therefore, he hoped that the department concerned could consider retaining the
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“Commercial (4)” zone for the provision of public facilities.

68. Mr Joey LEE said that he agreed with most of the opinions raised by
Members. He commented that PlanD had neither conducted long-term
planning for the future development of the district nor considered the needs of
the residents. He considered that the reply of TD was unacceptable, and
pointed out that the district had been plagued by severe traffic problem, and TD
should not shift the responsibilities to law enforcement departments.

69. A Member pointed out that the provision of building gaps was not a new
requirement introduced in recent years, and asked that whether it was a new
approach to relax BHRs due to the provision of building gaps. The Member
continued that the local situation and characteristics of each district were
different, if BHRs were relaxed across the board, the daily lives of residents
would be affected inevitably. The Member hoped that the department
concerned could conduct more researches on the local situation before making
amendments to the planning in the future.

70. Mr Ivan WONG asked PlanD and TD that whether they had considered
utilising the sites in the vicinity of the old Wan Chan Police Station for the
provision of a multi-storey public car park, as well as removing the parking
spaces at roadside.

71.  Miss Clarisse YEUNG stated that according to a recent news report, the
Government had planned to put the site where the old Wan Chai Police Station
was situated together with the adjacent vacant site for sale for hotel
development a few years ago. She asked the Government that whether the site
would be used for constructing a hotel, and whether a transfer of plot ratio
would be allowed during the joint development as mentioned by Dr CHEUNG
Charlton. She commented that the construction of a hotel at the site would
lead to severe traffic problems.

(Co-opted Member Ms CHING Lei-yuen joined the meeting at 4:20 p.m.)

72.  Mr Mark TANG of TD clarified that TD would conduct a traffic impact
assessment for any development projects. In addition, they would study each
case and evaluate the required number of parking spaces based on the gross
building area of the development, and the results differed from case to case.
Regarding a Member’s suggestion about building a public car park, he stated
that no relevant information was received from PlanD.

73.  Mr Louis KAU of PlanD responded as follows:

i. He stated that the purpose of attending this meeting was to explain
the amendments to the OZP, including the deletion of the NBA

requirements on both sides of the “Other Specified Uses” and
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1.

ii.

iv.

“Commercial (4)” zones near the site where the old Wan Chai Police
Station was situated. As for the uses of the two sites, the
Administration had explained to the Council in 2010 that the two
sites would be developed jointly, yet he understood that Members
would like to express their latest opinions to the Administration.

According to his knowledge, TD had been implementing short,
medium and long-term measures to solve the shortage of parking
spaces in the district.

Although the site where the old Wan Chai Police Station was
situated and the adjacent vacant site would be developed jointly, no
transfer of plot ratio would be allowed. According to the OZP, the
plot ratio of the vacant site was 12, which was lower than the
average plot ratio of 15 for normal urban sites. He explained that a
lower plot ratio was stipulated during the planning process since
they had considered the traffic impact to be brought about by the
development. Moreover, as the old Wan Chai Police Station was a
historical building, they did not want to see high-rise buildings be
developed in the surrounding area. He explained that the BHR was
relaxed from 80 mPd to 110 mPd mainly because of the Court’s
rulings.

Regarding the suggestion about constructing a public car park, the
Administration had not studied the relevant proposals.
Nevertheless, TD could consider requesting the provision of public
parking spaces at the site during the land sale in the future.

74. Mr Ivan WONG raised the following comments and enquiries:

i.

i

iil.

Although the Council discussed the future development of the two
sites in 2010, such discussion was conducted eight years ago, and
the local situation had already undergone drastic changes since then.

He enquired about the short, medium and long-term measures
implemented by TD to resolve the shortage of parking spaces in the
district.

He pointed out that the study to be conducted by TD on the need for
parking spaces during the sale of land was for addressing the needs
arising from the redevelopment. However, his suggestion about
utilising the site for the provision of a multi-storey car park and
public facilities was made to address the traffic problem caused by
the shortage of parking spaces in the district in the long run.

75. Miss Clarisse YEUNG raised the following comments and enquiries:
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i.  She enquired about the reasons for the collective sale of the two
sites, if the joint development would not involve the transfer of plot
ratio.

ii. She pointed out that it had been eight years since the Council’s
discussion in 2010. She asked that why the department concerned
could not conduct planning for the two sites based on the current
situation of the district.

iii.  She commented that the redevelopment of the old Wan Chai Police
Station into a hotel and the privatisation of the site had not taken the
environmental needs of the district into consideration. She was of
the view that the department concerned should not force through the
project.

76. The Chairperson stated that the Chief Executive had mentioned in the
Police Address that the Government was committed to developing Hong Kong
into a walkable city, thus she reckoned that PlanD should attach greater

importance to the needs of the local residents, and formulate measures to -

enhance the accessibility of Wan Chai. Furthermore, she noticed there was a
mismatch between the demand and supply of transportation facilities in the
district. She hoped that various departments could strengthen coordination
when formulating policies, with a view to enhancing the quality of life of the
residents.

77. The Chairperson asked Members to vote on the amendments to the OZP
by a show of hands. A total of 13 Members present including the Chairperson
Ms Kenny LEE, Vice-Chairperson Mr Anson LAM, Dr Jennifer CHOW, Ms
Yolanda NG, Mr Joey LEE, Ms Peggy LEE, Mr Ivan WONG, Miss Clarisse
YEUNG, Ms Jacqueline CHUNG, Dr CHEUNG Charlton, Co-opted Members
Ms CHING Lei-yuen, Mr NG Kwok-shing and Mr NG Hoi-shing voted against
the amendments, while Mr Stephen NG and Mr CHENG Ki-kin abstained from
voting.

78. Mr Joey LEE stated that since the majority of Members objected to the
amendments to the OZP, he suggested that a letter should be sent to TPB in the
name of the Committee to express their views.

79. The Chairperson agreed to send a letter to TPB in the name of the
Committee providing the names of Members who voted against the
amendments. Members raised no objection to the above arrangement.

(Co-opted Member Ms LAU Pui-shan left the meeting at 4:25 p.m.)

(Post-meeting Note: The Committee sent a letter to TPB on 12 June to express
its objection to the amendments to the OZP.)
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List of Representers in respect of

Draft Wan Chai Outline Zoning Plan No. S/H5/28

GHINEA:
BT B AMERRGR S/H5/28

Annex V(b) of
TPB Paper No. 10512

Representation No.

Name of ‘Representer’

Representation No.

Name of ‘Representer’

FF 2L ZE 4R 5% FRIE AT FR AL 4R R \ 578
TPB/R/S/H5/28-1 Lau Chun Kit TPB/R/S/H5/28-36 Francisco Lo
TPB/R/S/H5/28-2 Lee Theatre Realty TPB/R/S/H5/28-37. Gloria Ho
Limited TPB/R/S/H5/28-38 ERE
TPB/R/S/H5/28-3 Leighton Property TPB/R/S/H5/28-39 Siu Wan Chi
Company Limited TPB/R/S/H5/28-40 Tinny Ko
TPB/R/S/H5/28-4 Cherish Shine Limited TPB/R/S/H5/28-41 YU SAITANG
TPB/R/S/H5/28-5 The Real Estate TPB/R/S/H5/28-42 Wenda leung
Developers Association of TPB/R/S/H5/28-43 FUNG Wai Ching Ritter
Hong Kong TPB/R/S/H5/28-44 Victor Liu
TPB/R/S/H5/28-6 Development, Planning & TPB/R/S/H5/28-45 Lau Ting Shing
Transport Committee, TPB/R/S/H5/28-46 Alex Leung
Wan Chai District Council TPB/R/S/H5/28-47 Zita lo
(WCDC) TPB/R/S/H5/28-48 Currer Lui
TPB/R/S/H5/28-49 Sun Shun Kei
TPB/R/S/H5/28-7 | YEUNG Suet-ying, TPB/R/S/H5/28-50 Green Sense
Clarisse, WCDC Member TPB/R/S/HS5/28-51 Ha Hung Siu
TPB/R/S/H5/28-52 FEKIE
TPB/R/S/H5/28-8 Mary Mulvihill TPB/R/S/H5/28-53 Yu Wai Kwong
TPB/R/S/H5/28-9 FR4arT TPB/R/S/H5/28-54 Hazel
TPB/R/S/H5/28-10 BT TPB/R/S/H5/28-55 Jasmine Tsang
TPB/R/S/H5/28-11 Ho Wong TPB/R/S/H5/28-56 Chau Hei Suen
TPB/R/S/H5/28-12 Ng Yan Kit TPB/R/S/H5/28-57 Rainbow Kong
TPB/R/S/H5/28-13 cleo wong TPB/R/S/H5/28-58 Tam Mei Yuk
TPB/R/S/H5/28-14 sing chan TPB/R/S/H5/28-59 Lau Pak Shing
TPB/R/S/H5/28-15 Tiffany Tang TPB/R/S/H5/28-60 B5E
TPB/R/S/H5/28-16 Joan Shang TPB/R/S/H5/28-61 Z54R148
TPB/R/S/H5/28-17 Tam Daniel TPB/R/S/H5/28-62 oY
TPB/R/S/H5/28-18 Adrian Ngan TPB/R/S/H5/28-63 VIS
TPB/R/S/H5/28-19 Ling Sun TPB/R/S/H5/28-64 HRER
TPB/R/S/H5/28-20 Liz Lau TPB/R/S/H5/28-65 BEE
TPB/R/S/H5/28-21 Dolphin - TPB/R/S/H5/28-66 F5 EAL AR
TPB/R/S/H5/28-22 Yvette Yanne TPB/R/S/H5/28-67 =E5F
TPB/R/S/H5/28-23 Suzanne Wong TPB/R/S/H5/28-68 BERER
TPB/R/S/H5/28-24 | SE(E R TPB/R/S/H5/28-69 FED
TPB/R/S/H5/28-25 Tony Tong TPB/R/S/H5/28-70 tF=F
TPB/R/S/H5/28-26 K.L.Ng TPB/R/S/H5/28-71 Fato Leung
TPB/R/S/H5/28-27 Johnny Ng TPB/R/S/H5/28-72 IS
TPB/R/S/H5/28-28 Arthur Yeung TPB/R/S/H5/28-73 FE&
TPB/R/S/H5/28-29 Tang Kin Tat TPB/R/S/H5/28-74 ER/INH
TPB/R/S/H5/28-30 Man Tou TPB/R/S/H5/28-75 EL/pEE
TPB/R/S/H5/28-31 Mok Hiu Lam
TPB/R/S/H5/28-32 Yeung Kam Piu
TPB/R/S/H5/28-33 Yeung yat nam
TPB/R/S/H5/28-34 YK

TPB/R/S/H5/28-35

kiki wong
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List of Commeters in respect of
Draft Wan Chai Outline Zoning Plan No. S/H5/28

%A%E
Comment No. Name of ‘Commenter’
BERES: RERALHE
TPB/R/S/H5/28 —C1 LAU Chun Kit
TPB/R/S/H5/28 —C2 Yun Fan Lai
TPB/R/S/H5/28 —C3 Dora Chan
TPB/R/S/H5/28 —C4 Cecilia
TPB/R/S/H5/28 —C5 Peter Wu
TPB/R/S/H5/28 —C6 LAU Shun Wah Maggie
TPB/R/S/HS5/28 —C7 YEUNG Suet-ying, Clarisse, WCDC Member
TPB/R/S/H5/28 —C8 Owners’ Committee of One Wan Chai
TPB/R/S/H5/28 —C9 Mary Mulvihill




Annex VII of
TPB Paper No. 10512

Provision of Major Community Facilities in Wan Chai District

B FER AN FEH BRI

Type of Facilities | Hong Kong Planning | HKPSG Requirement Provision {itfE Surplus/ Shortfall
Standards and (based on planned Existing Planned Provision | (against planned
Guidelines (HKPSG) population) Provision | (including Existing provision)
Provision)
RAEE | (SURMESEE) | (SRREERE) | mame S—— -
RSB CTR) (A | (HECREEYELE)
Secondary 1 whole-day 226 450 450 +224
School classroom for 40 classrooms classrooms classrooms classrooms
g2 persons aged 12-17 {EERE {ERR=E {ERR= {EER=
| Fa0%4
12-175% 5/ D
B AFIERERE
Primary School | 1 whole-day 273 443 455 +182
JNEE classroom for 25.5 classrooms classrooms classrooms classrooms
persons aged 6-11 fEsR= EER=E {EER= {EFR=
552554
6-11557E
s (B HFIEERERE
Kindergarten 34 classrooms for 74 214 226 +152
and Nursery 1,000 children classrooms classrooms classrooms classrooms
4h e pTEs aged 3 to 6 {EER= {EER=E {EER= {EER=
4rER 1,000443-65% LA T
ShEFSMERE
District Police 1 per 200,000 to 0 1 1 +1
Station 500,000 persons
EREE 200,000 Z
500,000 AG%—FH
Divisional Police | 1 per 100,000 to 1 2 2 +1
Station 200,000 persons
TEEE 100,000 &
200,000 AZz—E
Clinic/ 1 per 100,000 persons 2 3 3 +1
Health Centre #100,000 A 25—
R
fEREHLL
Specialist Clinic/ | 1 whenever a regional N/A 3 3 N/A
Polyclinic or district hospital is i A
ER2HA/ built
SEDER | SEEFE - E
JEFERFSRE—ER
B/ RS
Hospital Beds 5.5 beds per 1,000 1,266 1,942 2,171 +905
BEISERAT persons beds beds beds beds
1,000 A (B R AL TEARAL {EPRAL TERAL
525 S{ERAL
Magistracy 1 per 660,000 persons 0 1 1 +1
BHERT 660,000 A\ 55—
District Elderly | One in each new N/A 2 2 N/A
Community development area B AEH
Centres with a population of
REMESL | around 170 000 or

above




BEAONE
170 000 A B¢ LAY
Hrit R

Neighbourhood | One in a cluster of N/A 3 3 N/A
Elderly Centres | new and redeveloped NiEH R
REAEZFL | housing areas with a

population of 15 000

to 20 000 persons,

including both public

and private housing

SEADR 15000

AZ 20000 AHYHT

BEAENrSEAEE

B(EELSERLE

BRI
Day Care 17.2 subsidised 393 110 110 -283
Centres/ places per 1 000
Day Care Units” | elderly persons aged
(Centre-base) 65 or above~ ~
=% HEEHE 1000 A4
fls/REH 65 LA LI EE
RIREHEN | 2517.2 (EEBIIRH
CAFLBAE) LB~
Residential Care | 21.3 subsidised beds 1,217 923 4 1,047 -170
Homes for the per 1 000 elderly
Elderly persons aged 65 or
ZERE above™

1000 % 65 3%

BB RER

21.3 [E&EBHRAL
Integrated 1 for 12,000 persons 2 2 2 0
Children and aged 6-24
Youth Services 12,000 %
Centre 6245 L E/IEFE
SEFEVER | g
B
Integrated 1 for 100,000 to 1 1 1 0
Family Services | 150,000 persons
Centre 100,000% 150,000
SERERE | AR
EF"L\J\
District 10 ha per 100,000 18.45 36 40.36 +21.91
Open Space persons” ha N\ ha N\HE ha 2\ E ha /N
R EE 100,000 A 1023 E* .
Local 10 ha per 100,000 18.45 14.89 15.83 -2.62
Open Space persons’ ha A ha NHE ha N EE ha N\HE
AEEARRER | £100,000 A 104
Sports Centre 1 per 50,000 to 65,000 2 3 3 +1
e, persons

#50,000265,000 A

ax—{&
Sports Ground/ | 1 per 200,000 to 0 4 4 +4
Sports Complex | 250,000 persons
HEHENE/ ££200,000 2250,000
EENGEE N5




Swimming Pool | 1 complex per 0 2 2 +2

Complex — 287,000 persons

Standard £287,000 A

HeaEeE— | R—(Eigee

i ~

Post Office Accessible within N/A 7 7 N/A

EE ] 1.2 km in urban area KA N
FEHERNI2AE
HyEE R

Note ¥ :

The planned population of the Wan Chai District is about 230,358
EFEIREIA DL 230,358 A

# The requirements excludes planned population of transients and the provision is based on the information as at March 2018

ARZRTEEREER - GIEFTRIBIVEN AEE2018F3A

A Provided by Social Welfare Dep'artment
it EEfE et

€ Included the provision at a site in Ventris Road

BEREHE Rt R AR5

~ This is a long-term goal and the actual provision would be subject to the consideration of the Social Welfare Department in the planning and
development process as appropriate

WRERR  ERENEESED  HEENZNERRANVRBFLEEER

" The facilities belong to the centre-based facilities of Community Care Services (CCS). The planning standard of the CCS Facilities (including both
centre-based and home-based) is population-based. There is no rigid distribution between centre-based CCS and home-based CCS stated in the Elderly
Services Programme Plan. Nonetheless, in general, 60% of CCS demand will be provided by home-based CCS and the remaining 40% will be
provided by centre-based CCS
EERRIERE N L O A AR SRR - HE RS ERE T OAEARRERFIREEERUA O LER - (ZEZRBETEIIER)
B LR ERERANTERERBIIICIEEENIRE - N8 —RIER » KIERANRE K F 0 A2 HIRRES 752 7R i
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